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Foiir  of  the  objectives  and  two  of  the  means  of  redevelopment  in 
Boston's  Washington  Park  urban  renewal  project  are  especially  concerned 
with  design  coordination; 


Objectives 

1,  To  establish  neighborhood  scale  architectural  character, 
o.-        2,  To  create  a  neighborhood  center  having  visual  and  functional  umty. 

3.  Coordination  of  values. 

U.  Coordination  of  redevelopment  timing  to  minimize  social  dislocation. 


1«  Internal  coordination  within  the  Boston  Redevelopment  Autiiority,  - — — 
2,  Coordination  betvreen  the  many  parties  participating  in  redevelopment. 


OBJECTIVES 
1,  To  establish  neighborhood  scale  architectural  character 

The  project  area  is  $00  acres  in  size,  occupying  hilly  terrain,  only 
two  miles  from  the  first  Boston  settlement  of  1630.  There  has  been  about 
three  hundred  years  of  use  and  abandonment  iby  one  suburb-bound  class 
after  another.  Before  18^0  this  vjas  a  rural  retreat  for  the  wealthy 
Yankees.  After  streetcars  were  extended,  middle-class  Irish  overran 
this  portion  of  Roxbury  and  made  it  a  suburb.  By  this  time  its  formless, 
vaguely  curving  street  pattern  was  set.  Then  came  a  Jewish  wave,  then 
negroes.  In  1950  the  area  was  20^  negro  and  80^  white.  Incoming  negroes 
reversed  this  proportion  by  I960. 

There  are  structures  remaining  from  each  of  these  periods.  On  Warren 
Street,  the  south  boundary  of  the  project  area,  there  is  a  statue  of 
General  Joseph  Warren,  a  Revolutionary  war  hero  who  lived  nearby.  There 
are  scattered  pre-Civil  War  mansions  and  Gothic  Revival  houses,  which 
have  been  engulfed  by  the  late  nineteenth  century  suburban  frame  houses 
and  "triple  deckers"  of  streetcar  suburb  days.  On  hilltops  are  Catholic 
church-school-convent  citadels  built  during  the  Irish  occupation.  There 
are  bulky  brick  appartment  buildings,  shops  along  the  major  streets, 
temples,  and  institutions  left  over  from  the  Jevdsh  era  of  the  1920' s. 

About  one-third  of  the  buildings  and  lots  in  the  project  area  are 

being  acquired  for  clearance,  land  assembly,  and  resale  to  public  and 

private  developers.  The  Boston  Redevelopment  Authority  intends  by 

means  of  strong  ideas  and  controls  over  these  redevelopment  sites  to 

give  neighborhood  scale  architectural  character  to  the  present  confusion 

ISSIM. 
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of  hilly  terrain,  vaguely  curving  streets,  superimposed  layers  of  different 
periods  of  historic  building  types,  and  institutional  architecture  ex- 
pressive of  various  immigrant  waves. 

Capital  Web 

The  Capital  t^b  is  a  wide  street  extended  between  landmarks  and 
centers  of  activity.  Along  the  web  is  open  space,  schools,  institutiois, 
and  businesses  for  the  common  use  of  neighborhoods  on  both  sides.  The 
Capital  Web  idea  was  brought  to  the  Vfeshington  Park  project  by  David  Crane, 
city  planner,  then  on  leave  from  the  University  of  Pennsylvania.  Many 
of  the  redevelopment  sites  are  along  the  two  major  radial  streets  at  the 
outside  edges  of  the  project.  These  and  a  new  cross  tovm  boulevard 
through  the  project  area  are  emerging  as  a  new  Capital  Web  serving  and 
invigorating  the  internal  residential  streets,  and  giving  architectural 
scale  to  the  entire  area, 

A  street  cross  section  gives  motorists  clear  directions  if  buildings 
rise  abruptly  on  both  sides,  forming  a  channel.  City  streets  can  at  the 
same  time  operate  as  a  collector  of  activity.  Alongside  a  street  there 
can  be  doors  that  open  to  apartments,  shops,  offices,  and  meeting  rooms. 
There  can  be  windows  that  look  onto  busy  sidewalks  and  onto  outdoor 
gathering  places.  Both  the  street-betvxeen-walls  idea  and  street-as- 
collector-of  activity  idea  are  being  applied  to  the  design  and  the  review 
of  nev;  construction  along  the  project's  Capital  Web. 

In  Warren  Gardens,  an  apartment  development,  architects  Ashley-lieyer 
and  Hugh  Stubbins  caught  the  Redevelopment  Authority  design  rev~ 3W  section's 
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fever  for  erecting  hard  edges  along  streets.  For  the  Warren  Street  edge 
of  their  project,  they  have  designed  an  apartment  cross-section  having 
three  stories  on  the  street  side  and  two  stories  on  the  interior.  The 
Academy  Homes  development  of  517  dvielling  units  retained  maftor  trees  and 
has  interior  courtyards  and  play  areas.  Yet  the  most  visible  facade  is 
a  four-story  windowed  wall  hard  against  Columbus  Avenue.  There  are  shops 
at  ground  level. 

2.  To  create  a  neighborhood  center  having  visual  and  functional  unity 

The  project  area  came  out  of  its  19th  century  rapid  growth  process 
with  a  rather  diffused  and  weak  arrangement  of  spaces  for  social  and 
service  purposes.  Its  churches,  schools,  and  shops  -  its  gathering 
places  -  were  along  the  transit  corridorsleading  to  the  real  gathering 
place,  downtown  Boston.  The  redevelopment  plan  proposes  to  correct  this 
by  opening  a  crossto;m  Capital  V/eb  through  the  area  which  will  be  a  fraiae 
for  large  and  modern  community  facilities,  shops,  and  rental  housing. 
The  new  Boulevard  will  intersect  with  ?fumboldt  Avenue  vfhich  is  already 
a  "social  spine"  having  bus  stops  and  well-worn  sidewalks.  Along  this 
T  are  concentrated  2  new  shopping  areas,  a  park  being  enlarged,  a  skating 
rink,  a  new  park,  the  new  YI4CA,  5  housing  developments  including  a  tower 
of  housing  for  the  elderly,  a  new  public  school,  and  some  prominent  sites 
originally  intended  for  the  relocation  of  chiu'ches. 

The  BRA,  in  coordinating  over  a  dozen  separate  development  parcels 
along  this  Boulevard,  seeks  powerful  relations  between  all  the  elements 
so  this  new  gathering  place  can  compete  for  the  attention  of  residents  with 
the  magnet  of  dovrntovm  Boston;^ just  ten  minutes  away.  The  aging  streetcar 
suburb  is  to  become  a  modern  community. 


Building  masses  on  opposite  sides  of  Washington  Park  Boulev^d  at 
Warren  Street  act  as  a  gateway.  The  one  and  a  half  million  dollar 
shopping  center  acts  as  one  gate  post.  The  tower  for  the  low  income 
elderly  will  be  erected  next  to  the  shopping  center.  The  o  ther  gate 
post  iSXI  is  the  new  II-ICA.  To  prevent  a  garden  developnent  along  the 
low  side  of  the  boulevard  from  being  overvzhelmed  by  the  scale  of  the 
road,  pairs  of  end  walls  were  alternated  with  the  open  space  of  parking 
bays.  This  creates  a  strong  ^iti-'z-fuf^ms^   space  rhythm  which  transcends  the 
small  size  and  low  elevation  of  the  gSi  apartment  buildings. 

Generally,  building  masses  and  pedestrian  entries  rather  than  parking 
lots  and  curb  cuts  are  being  located  along  the  two  main  streets.  Auto- 
mobile access  to  buildings  is  from  side  streets.  Pedestrian  connections 
between  separate  redevelopment  parcels  have  been  given  careful  attention. 
For  example,  a  walkway  through  the  interior  of  a  garden  apartment  building 
group  carries  the  pedestrian  to  a  side  entrance  of  the  shopping  center. 

The  western  half  of  V/ashington  Park  Boulevard  must  be  coordinated 
in  grading  between  the  boulevard  profile,  adjacent  redevelopment  sites, 
and  the  expansion  of  Washington  Park.  A  metropolitan  agency  will  build 
a  skating  rink  on  the  park  expansion  site.  Before  the  separate  private 
and  public  developers  begin  design  studies  for  their  portions,  an  overall 
grading  plan  is  being  prepared  by  the  BRA. 

The  Boulevard  itself  is  being  designed  by  consultants  to  the  City's 
Department  of  Public  'Works,  but  has  ESMMI  features  suggested  by  BRA 
design  studies.   There  will  be  widened  sidewalks  at  several  places, 
custom-designed  tree  wells;  and  a  tree  planting  plan  having  a  double 
row  of  trees  on  the  north  side  adjacent  to  new  buildings,  vrith  informal 
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masses  of  trees  on  the  south  side  to  soften  viex^s  of  the  19th  century- 
frame  houses  exposed  by  %   redevelopment.  Other  BRA  suggestions  regarding 
Boulevard  design,  such  as  the  use  of  a  different  paveraent  texture  at 
pedestrian  crossings,  were  not  absorbed  into  the  DRif  design  because  of 
costs, 

3.  Coordination  of  Values 

The  kinds  of  things  being  built  in  the  project  area,  and  their 
visual  impact,  do  not  echo  a  consistent  theme.  Neither  a  Baron  Hausman 
nor  a  Jane  Jacobs  can  be  detected  behind  the  scene  in  the  wings.  Many 
participants  motivated  by  four  separate  value  systems  are  imposing  an 
almost  random  sorting  process  onto  the  flow  of  redevelopment  decisions. 
The  four  dominant  value  systems  are  these: 

Kiddle  Class;  a  quiet  integrated  inner  suburb  for  moderately 
prosperous  families  is  a  major  value  affecting  decisions.  The  image  is 
tree-lined  streets,  well  maintained  old  homes  with  occasional  contem- 
porary home  or  garden  apartment  group,  well  served  by  new  neighborhood 
schools,  parks,  and  shopping  centers. 

Lower  Class;  a  haven  for  the  disadvantaged  is  a  second  value 
affecting  decisions.  The  image  is  scattered  sites  of  new  public  housing, 
IM£  low  cost  private  housing,  health  and  vrelfare  buildings,  institutions 
serving  distressed  social  groups  or  types.  There  would  be  shops,  little 
businesses,  lunch  counters,  clubs,  bowling-alleys,  as  needed  for  a  strong 
outdoor  community  life,  rather  than  family  life. 

Urban  Design;  a  demonstration  of  contemporary  urban  design  and 
architecture  is  a  value  asserted  through  the  architectural  review 
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procedures.  Specifically,  urban  design  in  VJashington  Park  takes  such 
forms  as  the  Capital  Web,  buildings  arranged  to  be  a  "hard  ed^e"  to  a 
street,  and  tox-jers  located  at  activity  foci  in  order  to  produce  a 
"legible  skyline," 

Momentum:  an  interest  in  the  rapid  completion  of  redevelopment,  to 
fill  the  cleared  sites  and  restore  wholeness  to  the  community.  This  value 
is  indifferent  to  form  (Middle  Class  suburb,  lower  class  haven,  urban 
design)  but  cares  about  process.  This  value  wants  uev/  building  proposals 
exposed  to  their  ultimate  users  for  acceptance,  in  order  to  get  on  with 
the  next  building  proposal.  It  is  a  coordinating  value  asserted  to  prevent 
an  impasse  between  conflicting  values  from  stopping  redevelopment  alto- 
gether. Three  planned  public  schools  v/ithin  the  project  area  have  been 
held  up  for  over  three  years  in  a  racial  imbalance  controversy  between 
the  state  legislature  and  the  Boston  School  Committee. 

The  design  review  efforts  are  bringing  some  benefits  to  the  area 
of  absolute  value,  to  all  classes,  whether  they  invite  the  benefits  or 
not.  The  design  review  section  urgest  developers  to  commission  great 
architecture.  The  new  Yf-ICA  building  is  raw  concrete,  with  fev;  windovrs, 
as  if  intended  for  storage  of  high  explosives.  An  outside  wall  near  the 
entrance  is  an  abstract  concrete  mural  commissioned  because  one  percent 
of  building  cost  must  go  tv/oards  fine  art.  Its  design  might  not  gain 
approvalat  a  neighborhood  meeting.  This  building  by  the  Architects 
Collaborative,  "name"  designers,  is  on  Boston's  modern  architecture  tour 
route,  adding  prestige  to  the  Roxbury  comm.unity. 

Perhaps  the  cost  of  low  and  medium  income  ETxrrisg  redevelopment 
housing  has  risen  because  of  the  rigorous  design  review  function  of  the 
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Redevelopment  Agency,  but  it  is  also  true  that "design  review  decisions 

are  being  made  with  price  tags  attached,  so  that  each  architectural 
demand  can  be  set  off  against  its  price  before  reaching  a  decision.  As 
a  rule  of  thumb,  an  alternate  arrangement  or  feature  considered  desirable 
from  an  architectural  or  urban  design  standpoint  will  be  chosen  only  if 
it  adds  no  more  than  five  percent  to  monthly  rent. 

One  stage  of  the  I78  unit  Marksdale  Gardens  project  sponsored  by 
MXmSMMSMM^mSMMMlXSMMK   St.  Harks  Episcopal  Church  is  located  on 
a  quiet  residential  street.  This  project  opens  inward,  not  towards  the 
street.  From  the  adjacent  sidev;alk,  the  project  presents  a  wall  of  patio 
fence  without  gates.  To  the  pedestrian  passerby  the  texture,  closeness, 
and  sense  of  privacy  expressed  by  the  blank  fence  contrast  with  the 
detached  houses  across  the  street.  Since  the  project  area  is  more  a 
collection  of  mailing  addresses  than  anenclave  of  neighbors,  the  blank 
fence  facade  is  perhaps  more  honest  that  the  facades  of  family  homes 
further  down  the  street,  occupied  largely  by  strangers.  In  I960,  only 
18%   of  the  dvrellings  in  the  project  areawere  owner-occupied, 

A 

Project  management  and  neighborhood  middle  class  leadership  have 
carried  on  a  five  year  running  debate  over  the  amount  of  public  housing 
to  be  built  in  the  project  area.   In  two  cases,  public  housing  proposed 
to  the  residents  was  in  the  form  of  high-rise  towers  at  major  intersections. 
In  another  case  lov;  rise  housing  was  proposed  in  one  of  the  area's  most 
visible  locations.  Such  public  housing  forms  and  locations  only  antagonize 
middle  class  leaders,  who  react  against  such  proposals  at  public  meetings, 
and  cause  the  public  housing  proposals  to  be  withdra^m,  at  the  expense 


of  lower  class  interests.  These  are  instances  where  urban  design,  which 
is  doing  much  to  give  visual  unity  and  power  to  Washington  Park  redevel- 
opment, has  temporarily  set  back  vital  redevelopment  objectives.  Project 
management  and  design  review  architects  are  now  finding  subtler  means  of 
introducing  public  housing,  such  as  random  purchase  and  rehabilitation 
of  "triple  deckers." 

The  "momentum"  strategy  is  disappointing  both  to  those  with  a  clear 
suburban  image  in  mind,  and  those  who  want  a  haven  for  the  disadvantaged. 
But  unexpected  social  benefits  are  generated  by  a  prograjn  which  ranks 
wide  participation  above  clear  direction.  For  example,  from  the  negro 
coriimunity  has  come  church- sponsored  housing  projects,  new  leaders,  new 
professional  reputations  in  architecture  and  law.  An  inter- denominational 
social  club  has  formed  and  is  looking  for  a  building  site.  Neighborhood 
organizations  are  flourishing.  The  bulk  of  housing  in  the  project  is  not 
being  trickled  down  to  poorer  families,  nor  is  it  particularly  accom- 
plishing integration.  But  it  is  helping  a  negro  reference  group  demon- 
strate success  in  stable  family  building,  home  oimership,  and  the  separation 
of  home  life  from  occupation.  The  redevelopment  project  is  bringing  many 
district  scale  benefits  to  lower  income  groups  living  outside  the  project 
area  in  the  form  of  the  YMCA,  Boys'  Club,  civic  center,  recreation  build- 
ings and  spaces,  and  the  new  shopping  facilities.  Many  social  programs 
are  using  the  furious  redevelopment  activity  in  Washington  Park  as  a 
shelter  or  vehicle  for  their  less  tangible  programs. 
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1;,  To  Coordinate  Redevelopment  Timing  to  Minimize  Social  Dislocation 

About  7,000  people  have  been  relocated  by  the  project.  20,000  more 
MKX  will  retain  their  hiomes  while  familiar  landmarks  are  ra^ed  around 
them.  Temporal  coordination  is  required 

1)  to  build  relocation  housing  in  time  for  occupancy  by  project 
relocatees  (over  500  people  have  been  thus  relocated  so  far)j 

2)  to  produce  new  facilities  for  wide  use  by  residents  as 
concurrent  compensation  for  what  is  being  destroyed,  and 

3)  to  produce  a  redeveloped  physical  community  as  soon  as  possible. 
Iraageability  studies  made  before  clearance  by  intervievjing  residents 

could  be  grounds  for  a  staging  plan  to  make  living  redevelopment  less 
painful  for  residents  to  experience.  Some  items  of  construction  are  more 
visible  than  others  to  residents.  New  street  trees,  street  lights, 
trees,  ^d  sidewalks  provide  a  structural  tie  between  distinct  old  and 
new  districts.  These  visible  details  are  apparently  intense  symbols  of 
completed  development  to  residents  of  a  renevial  area. 

The  temporal  coordination  of  public  improvements  with  private  re- 
development was  a  sore  point  in  Washington  Park  during  196u  and  1965, 
but  improved  during  1966.  This  \-ia.s   a  preiod  when  residents  of  the 
project  area  experienced  destruction  all  around  them.  The  first  new 
construction  meant  little  to  residents  personally.  It  was  mostly  new 
housing  occupied  by  strangers.  But  by  1966  new  street  lights,  new 
sidewalks,  the  Washington  Park  Boulevard,  the  shopping  center,  and  the 
renewed  Horatio  Harris  Park  were  there  for  residents  to  use.  During  ■^he 
first  two  or  three  years,  when  such  public  improvements  were  not  jret  to 
be  seen,  the  Redevelopment  Authority  had  to  work  unnecessarily  hard  to 
find  private  housing  redevelopers,  and  to  find  home  owners  willing  to 

invest  in  rehabilitation. 
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The  project  plan  as  it  is  imfolding  over  time  is  open  ended,  even 
expedient.  It  can  absorb  shocks  of  rejection  by  property  owners  gathering 
at  subarea  meetings,  or  changes  in  the  land  market  for  redevelopment  sites. 
Sites  were  set  aside  according  to  the  urban  renewal  plan  for  small  busi- 
nesses and  churches  cleared  by  the  bulldozer.  In  fact,  little  such  re- 
location has  occurred,  and  the  sites  are  being  advertised  for  other 
pu3T)oses.  About  tv/o  hundred  structures  on  scattered  locations  which 
were  supposed  to  be  rehavilitated  are  falling  into  disrepair.  These  are 
being  acquired  by  the  Redevelopment  Authority  becuase  their  presence  is 
a  threat  to  public  safety  and  the  rehabilitation  program,  though  an 
attitional  Federal  grant  was  necessary  to  acquire  them.  During  urban 
renewal  planning  the  leadership  of  tvjo  churches  expressed  an  intention 
to  stay  and  rehabilitate.  At  their  own  request,  their  properties  are 
now  being  acquired  for  redevelopment.  In  short,  the  project rvanagers  have 
sacrificed  predictability  and  a  simple  plan,  in  order  to  meet  new  situa- 
tions as  they  arise. 

Two  major  means  of  accomplishing  these  four  design  coordination 

objectives  are: 
1.  Internal  coordination  within  the  Boston  Redevelopment  Authority 

This  agency  is  undertaking  four  do^v-nto^m  projects  and  four  residential 
projects,  each  about  the  size  of  the  Washington  Park  project.  It  has 
planning  and  zoning  functions  for  the  entire  city  of  Boston,  Its  Urban 
Design  Department  is  currently  reviewing  over  200  buildings  or  building 
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groups.  BRA  has  about  300  employees  located  in  seven  buildings.  There 
are  internal  coordination  issues  between  executive  and  staff  departments, 
field,  and  downtown  office  as  these  branches  make  decisions  about  Washington 
Park  redevelopment. 

The  BRA  is  organized  both  by  project  and  by  function.  Edward  Logue, 
the  Development  Administrator,  is  located  at  City  Hall  annex  dovmtwon, 
along  with  functional  departments  5S\oh  as  ^K  Planning,  Urban  Design, 
Transportation-Engineering,  Legal,  Land  Disposition,  Administrative 
Services.  Thaddeus  Tercyak,  novr  Samuel  Thompson,  the  project  director 
works  in  an  ex-synagog  within  the  project  area.  Rehabilitation,  relo- 
cation, public  information,  and  community  participation  activities  operate 
there,  largely  under  the  project  director's  influence. 

An  urban  renewal  project  plan  is  prepared  under  the  direction  of  the 
project  director  who  relies  on  the  planning  and  Transportation-Engineering 
Departments  as  well  as  consultants  in  the  early  stages,  and  the  Urban 
Design  Department  in  later  stages.  The  Planning  Department  recommends 
which  areas  are  to  be  cleared  and  which  rehabilitated,  and  proposes  reuse 
for  parcels  to  be  sold  to  redevelopers. 

The  Urban  Design  Department  recommends  the  general  character  and  form 
of  buildings  for  the  disposition  parcels.  They  write  land  use  and  build- 
ing requirements  for  each  disposition  parcel,  and  these  become  part  of 
the  official  Urban  Renewal  Plan  adopted  by  the  City  Council.  The  Urban 
Design  Department  also  prepares  and  Illustrative  Site  Plan  showing  pro- 
posed building  forms,  makes  other  project  design  studies,  and  pr^^pares 
a  developers'  kit  for  each  parcel. 
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Of  all  the  BRA  departments,  that  of  Urban  Design  participates  the 
most  in  design  coordination.  Charles  Plilgenhurst  is  department  chief. 
His  assistant,  Stephen  Diamond,  has  a  special  interest  in  housing  design 
review  in  all  the  projects.  Deborah  Lamb  is  project  architect  for  the 
Washington  Park  project.  Informal  reifiews,  information  services,  and 
day-to-day  coordination  ;-d.th  developers'  architects  are  conducted  by 
Miss  Lamb  and  Mr,  Diamond,  Formal  submissions  of  plans  by  developers 
are  reviewed  by  14r.  Hilgenhurst  who,  with  staff  advice,  accepts  or  re- 
jects design  submissions  by  developers'  architects.  Sometimes  after  a 
design  is  rejected  the  developers'  architect  appeals  to  the  project 
director  or  Mr,  Logue,  and  a  negotiation  session  occurs. 

The  Urbaji  Design  Department's  judgement  of  plans  submitted  by 
developers'  architects  frequently  gets  additional  support  from  the 
Design  Advisory  Committee.  Architects  Nelson  Aldrich,  La;-7rence  Anderson, 
Pietro  Belluschi,  Jose  LuisSert,  and  Hugh  Stubbins,  Committee  membersf 
meet  monthly  and  give  opinions  on  designs  brought  before  them, 

2.  Coordination  Between  the  Many  Parties  Participating  in  Redevelopment 

There  are  IMiSffiOSSSXaECffiiSM  four  classes  of  urban  renewal  par- 
ticipants whose  individual  efforts  the  BRA  attempts  to  coordinate.  There 
are  private  developers,  who  have  a  contractual  relation  with  BRAj  there 
are  other  agencies  such  as  FHA  and  the  Zoning  Commission  whose  controls 
over  private  development  Sometimes  reinforce  and  sometimes  contradict 
BRA  controls]  there  are  other  public  agencies  who  build  project  com- 
ponents, these  agencies  being  ^^  peer  to  BRA,  but  under  obligation  from 
City  or  State  law  to  cooperate  with  BRA. 
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A  coordination  problem,  for  example,  is  touched  off  when  the  City 
Department  of  Public  V/orks  paves  drives  and  off-street  parking  bays  within 
221D3  garden  apartment  groups  to  help  keep  rents  down.  Already  three 
design  points  of  view  are  involved:  the  City  DPJ  has  standards  for  street 
designj  the  developer's  architect  wants  freedom  to  arrange  buildings j  the 
BRA.  design  review  architect  wants  to  influence  both  buildings  and  streets. 
A  fourth  complexity  is  zoning:  such  a  publicly  ovmed  "parking  street" 
is  not  "off-street  parking"  for  zoning  purposes,  and  this  can  be  resolved 
by  a  two-month  delay  waiting  for  a  zoning  variance, 

A  new  courthouse  and  police  station  have  adjacent  locations  in  the 
project  area.  The  City  of  Boston  awarded  commissions  to  these  separate 
buildings  to  the  finn  of  Kallman,  McKinnell  and  Knowles,  winners  of  the 
architectural  competition  for  the  Boston  City  Hall.  This  relieved  BRA 
of  what  might  have  been  a  knotty  design  coordination  problem. 
Coordination  vdth  Private  Developers 

The  uniting  influences  by  which  the  designs  of  separate  private 
developers  are  coordinated  are  the  control  documents,  and  the  design  re- 
view process.   Control  documents  include  the  Urban  Renewal  Plan,  Illus- 
trative Site  Plan,  other  design  studies,  and  the  kit  furnished  each 
developer.  Recent  Boston  urban  renevral  plans  contain  design  goals  whi:;h 
give  the  developer's  architect  sophisticated  directions.  For  example, 
the  Urban  Renewal  Plan  for  the  Charlestown  Project  establishes  these 
objectives  for  a  disposition  parcel:   "This  major  site  is  intended  to 
function  as  a  compact  shoppirg  center,  to  include  characteristically 
local  services  such  as  entertainment  and  offices,  and  to  visually  enhance 

-lU- 


the  major  entrance  into  Charlestoi-m  occurring  at  the  southerly  and  easterly 
sides."  But  the  Washington  Park  Plan  speaks  more  generally,  urging  for 
example  the  goal  "to  strengthen  the  physical  pattern  of  neighborhood 
activities J  to  provide  a  more  wholesome  framework  of  environraental  con- 
ditions better  suited  to  meet  the  requirements  of  contemporary  living." 

The  Illustrative  Site  Plan  has  gone  through  three  stages  in  residential 
projects  in  Boston:  a  symbolic  phase,  where  building  forms  merely  repres- 
ent various  uses  of  land,  but  more  evocatively  that  letter  symbols;  a 
realistic  phase,  where  developers'  architects  are  expected  to  locate 
buildings  as  shown  on  the  Illustrative  Site  Plan;  and  a  diagran]ma.tic 
phase,  where  essential  building  massing  and  circulation  concepts,  but 
not  building  dimensions,  are  conveyed.  The  Washington  Park  Project 
Illustrative  Site  Plan  represents  the  symbolic  phase. 

Additional  design  studies  are  continuously  made  by  the  Urban  Design 
Department  during  project  execution.  In  Washington  Park  sequential 
studies  along  major  streets  tell  how  new  building  masses  canicreate 
meaningful  open  spaces  and  constrictions  and  open  spaces.  Pedestrian 
circulation  studies  are  also  made.  Such  products  are  useful  in  preparing 
developers'  kits.  The  kit  contains  more  detailed,  custom-written, 
building  and  land  use  requirements  than  does  the  urban  renewal  plan. 
The  kit  has  a  diagram  showing  circulation  and  building  massing  require- 
ments, and  contains  engineering  data  regarding  utilities,  foundations, 
grades. 

The  developer's  architect  submits  building  plans  in  four  stages. 
In  the  case  of  housing,  the  first  stage  submissions  are  called  "conceptual 
plans,"  require  a  showing  of  "general  relationships  of  buildings,  open 
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spaces  and  roads,  walks  and  parking  areas."  Building  plans  at  this  stage 
must  be  MUSSISXMS.   "sufficient  to  indicate  general  architectural  character, 
structural  system,  and  materials  proposed. "  There  must  be  a  written  state- 
ment of  number  of  dwelling  units,  type  of  units,  community  facilities  to 
be  provided,  etc.  The  second  stage  requires  the  same  material,  but  pre- 
sumably in  more  advanced  form,  plus  plans  and  elevations  of  all  dwelling 
units.  The  third  stage  requires  work  drawings,  and  an  outline  of  speci- 
fications. Final  stage  material  has  specifications,  and  is  ready  for  bid 
and  construction,  after  BRA  approval.  The  architect  must  have  an  approval 
letter  before  proceeding  with  the  next  submission  stage.  According  to 
the  rules  of  the  game,  the  design  review  section  stands  by  what  it  has 
approved  in  a  prior  stage,  and  only  concentrates  on  refinements,  new 
items,  or  changes  proposed  by  the  developer's  architect, 
A  Case  Study 
One  typical  "kit"  contained  the  follo;>ring:  site  area  in  square  feet; 
permitted  uses  (housing  only,  in  this  case);  maximmu  building  height, 
(iiO  feet);  floor  area  ratioS  (.9);  net  density  {'jS   dwellings  to  the  area); 
a  requirement  that  the  site  plan  conform  to  the  Boston  Zoning  Code  yard 
requirements,  inthout  reciting  what  these  are.  Nearby  Community  facil- 
ities are  listed:  the  nearest  park,  bus  stop.  The  architect  is  exhorted 
to  make  "every  effort"  to  retain  existing  trees.  There  are  statements 
on  open  space,  indicating  that  private  and  public  spaces  should  express 
their  intended  use,  and  to  be  "integral  parts  of  the  total  design." 
Parking  "should  be  related  as  closely  as  possible  to  the  Individ'  il 
imits  served," 

-16- 


The  instant  case  is  low  and  moderate  income  housing,  built  by  non- 
profit or  limited  profit  developers.   "It  is  expected  that  a  substantial 
dollar  commitment  will  be  alloted  fori^site  development  and  landscaping." 
Fire  and  emergency  access  must  be  provided,  but  can  be  designed  for  emer- 
gency use  and  service  vehicle  use  only.  There  must  be  convenient  moving 
van  access  to  all  units.  Fencing  is  required  around  yards  of  row  units. 
There  must  be  screens  dividing  balcony  serving  more  than  one  unit.  "In 
the  design  of  and  grouping  of  buildings,  great  care  must  be  taken  to  avoid 

an  institutional  character  SM.   , and  to  emphasize  the  identity  of  the 

individual  unit.  Devices  such  as  changes  in  vertical  plane  and  roof  line 
should  be  used," 

There  is  a  specific  schedule  of  apartment  room  sizes  and  rent  levels 
which  the  development  "should  approach  as  nearly  as  possible,"  The  devel- 
oper is  urged  to  give  "due  consideration  to  vehicular  traffic  on  adjacent 
streets."  "Very  S2S  heavy"  traffic  can  be  expected  on  one  of  the  adjacent 
streets,  says  the  package.  The  developer  is  further  told  that  another  of 
the  adjacent  streets  may  someday  be  closed,  becoming  a  stem  serving  the 
project  and  a  few  other  dwellings,  rather  than  be  a  collector  street  for 
the  several  hundreds  of  dwellings. 

The  developer's  architect,  armed  with  such  a  "kit,"  prepared  his 
first  submission. 

He  received  back  from  the  Design  Review  officer  a  five  page  written 
review.  The  review  points  out  that  the  submission  proposes  10%   fewer 
three-and-four-bedroora  units  than  the  program  "package"  called  for,  but 
this  is  approved  because  of  hardship.  The  site  plan  violates  the  yard 
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requirements  of  zoning.  The  developer  is  asked  in  his  next  submission 
to  list  what  zoning  variances  will  be  required  before  building  permits 
can  be  granted.  The  developer  is  reminded  that  he  should  save  the  trees. 
Parking  which  requires  backing  into  a  peripheral  street  is  scored  as  im- 
proper layout.  The  developer  is  told  that  9  feet  is  adequate  width  for 
a  parking  space. 

The  revievr  notes  that  the  gross  density  of  the  submission  is  19 
dwellings  to  the  acre  rather  than  35>  (but  adds  that  this  "is  probably 
all  that  can  be  expected  with  two  story  row-houses  ^^' ).  This  implies 
that  the  site  planner  is  supposed  to  maximize  his  "yield"  of  dvrelling 
units,  rather  than  minimize  the  yield,  as  is  the  position  taken  by  a 
public  agency  revievxing  a  suburban  site  plan. 

"Large  cul-de-sac  opens  the  site  too  much  at  the  comer  of  (X  and  T) 
streets.  All  of  the  required  parking  could  be  provided  on  the  through 
street.  Disorganized  and  weak  edge  formed  on  (X)  street  with  many  residual 
spaces.  Some  units  organized  around  entry  but  many  left  isolated, , .Major 
path  system  should  show  a  connection  to  the  most  important  pedestrian 
access  point  on  the  site." 

"Consistent  saw  tooth  edge  produc~ed  on  (X)  street  but  less  con- 
sistent attitude  of  d^^relling  entrances  to  entry  spaces  is  shown.   In 
conclusion,  we  feel  that  none  of  the  site  plans  presented  are  completely 
adequate,  and  we  have  therefore  developed  a  plan  which  illustrates  some 
of  the  ideas  we  feel  are  appropriate  for  this  site.   (In  our^heme)  each 
dwelling  unit  is  related  to  one  of  a  variety  of  exterior  spaces.  Z  street 
edge  of  the  site  is  formed  strongly  by  two  pairs  of  building  end  walls 
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reflecting  the  rhythm  established  (by  the  neighboring  housing  development) 
and  protecting  the  privacy  of  many  of  the  dwelling  imits.  Another  pre- 
preliminary  submission  of  the  site  plan  will  be  required. " 

The  review  goes  to  the  interior  of  the  proposed  dwelling  units. 
"Main  entrance  to  the  units  is  directly  into  the  living  room  with  no 
foyer  or  shielding  of  nearby  coat  closet.  An  improvement  could  be  made 
in  this  area.   Storage  space  is  very  limited,  expecially  in  the  four  bed- 
room unit  where  the  extra  space  now  provided  in  two  and  three  bedroom 
units  for  a  tenant's  washer  is  omitted." 

"All  |5S  plans  could  be  greatly  improved  by  the  construction  of  base- 
ments ,  .  ,  Other  Bra  221(d)(3)  frame  rov:  house  units  have  basements  for 
most  units."  .  .  .  The  elevation  of  the  units  indicates  a  desire  to  vary 
the  roof  line  of  these  row  house  units.  This  variation  is  produced  by 
a  modified  dormer  over  the  overhanging  bedrooms  or  a  projected  window  seat 
on  the  second  story  of  the  units.  The  attempt  to  produce  a  variation  in 
the  roofline  is  welcome  but  further  refinement  of  this  form  is  necessary. 
.  .  .  The  horizontal  feeling  produced  onCj  some  of  the  elevations  by  tie 
paired  donners  and  bands  of  siding  might  be  successfully  replaced  by  an 
emphasis  on  the  individual  dwelling  units.  .  .  "The  developer  should 
determine  the  minimum  rents  that  can  be  achieved  with  the  present  in- 
creased money  cost  and  construction  cost  and  tlien  should  estimate  the 
increase  due  to  various  (demands  called  for  in  this  letter).  It  is 
necessary  to  have  a  specific  price  tag  for  each  item  under  discussion 
for  an  informed  decision  on  its  value.  Further  study  is  requirri  on  the 
unit  plans  and  elevations...." 
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This  case  study  shows  that  the  BRA  control  communications  with  devel- 
opers' architects  sometiraes  impose  responsive  rather  than  anticipatory 
criteria.  The  trend  within  the  agency  is  tot*^rds  expressing  criteria  in 
the  kit  material  (anticipatory  control)  rather  than  in  the  review  after 
the  developer's  architect  has  submitted  plans  (responsive  control). 

The  price  of  land  in  BRA  projects  is  fixed;  developers  are  chosen 
on  the  basis  of  their  compete^  ce  and  their  architect.  When  only  one 
developer  is  interested  in  a  disposition  site,  BRA  refrains  from  suggesting 
architects'  names.    But  should  the  developer  suggest  an  architect  not 
acceptable  to  Bra.,  he  will  be  asked  to  find  another.  A  competition  based 
purely  on  architectural  design  was  used  to  choose  an  architect-developer 
team  for  the  Washington  Park  Shopping  Center.  In  subsequent  design  re- 
views the  plans  of  the  winnirg  architect  took  on  a  "warehouse  look,"  and 
the  site  was  sold  to  a  different  developer-architect  team.   The  BRA 

retains  ownership  of  the  land  until  design  approval  has  been  made  on  the 

practice 
i|.th  submission.  This  guarantees  BRA  great  influence  over  design  coordination, 

A 

Coordination  with  Public  Developers 
Other  public  agencies  are  the  developers  of  streets,  utilities, 
parks  and  schools.  These  public  developers  can  raise  three  obstacles  to 
BRA  efforts  at  design  coordination: 

1.  When  the  public  agency  has  its  oxm  design  staff,  consult- 
and,  or  architect,  such  a  design  force  has  little  motivation  to 
submit  to  BRA  design  influence,  ■> 

2,  Even  when  EiSM  the  public  improvement  is  designed  by 

BRA  staff  or  aBRA  consultant,  the  public  agency  can  refuse  to  accept 
the  improvement  for  maintenance, 
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3.  The  public  developer  can  delay  constructin  of  a  public 
facility,  upsetting  temporal  coordination. 

BRA.  now  writes  design  objectives  for  specific  public  improvements 
directly  into  the  urban  renewal  plan.  The  trend  is  ^vJOrd  street  and  park 
designs  by  consultants  to  the  BRA,  rather  than  by  consultants  to  the  pub- 
lic agencies  which  vri.ll  operate  and  maintain  these  improvements.  In  such 
a  case,  a  program  for  the  consultant  is  written  resembling  the  "developers' 
kit"  prepared  for  private  developers. 

Here  is  an  excerpt  from  a  prograjn  written  for  a  landscape  architect 
coimiaissioned  to  design  a  plaza  along  Humboldt  Avenue: 

Prograin.   To  be  developed  as  a  small  park  with  landscaping 
and  benches  for  passive  recreation  use  as  an  extension  of  the  open 
jf    \     ^   space  of  the  Boston  Techmiical  High  School. ...  (description  of  all 


existing  and  proposed  buildings  around  the  park). .. .Since  this  site  en- 
jojrs  a  very  prominent  location,  surrounded  on  three  sides  by  new  uses, 
it  is  important  that  the  design  be  of  high  quality.  In  staff  discussions, 
this  park  has  been  likened  to  a  New  England  village  green.  Perhaps  this 
might  serve  a  a  jumping  off  point  for  preliminary  design  studies." 

The  function  of  building  new  facilities  has  by  I966  legislation  been 
taken  from  several  city  agencies  in  Boston  and  merged  into  one  Public 
Facilities  Commission.  This  reduces  the  number  of  public  SiQf  agencies 
who  must  coordinate  urban  renewal  design. 

Minor  public  innovations  vital  to  rehabilitation  areas,  such  as 
tot-lots,  the  throating  of  residential  streets  to  slow  do;-m  traffic, 
and  small  off-street  parking  lots  are  gradually  being  accepted  for 
maintenance  by  Boston  city  departments. 
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Coordination  Between  BRA.,  FHA.,  and  Zoning  Control 

There  are  about  sixteen  separate  groups  of  new  housing,  with  mort- 
gages insured  by  the  FHA,  being  processed  in  the  redevelopment  of 
Washington  Park.  Coordination  between  the  FHA.  and  BRA  in  design  review 
is  achieved  in  several  ways.  The  FHA  representative  does  not  meet  alone 
with  the  developer's  architect.  The  BRA  representative  from  the  design 
review  section  is  always  required  to  be  notified  of  a  meeting  so  that 
conflicts  between  FIIA  and  BRA  requirements  can  be  resolved  or  at  least 
exposed  on  the  spot.'S 

^The  second  and  fourth  stage  submissions  required  by  the  BRA  of 
the  developer's  architect  expressly  call  for  the  sarae  material  as  FHA 
requires.  The  fourth  stage  submission  instruction  states:  "This  sub- 
mission should  correspond  to  the  required  application  exhibits  for  FHA 
mortgage.  A  copy  of  FHA  Application  for  Mortgage  Ij^surance  Form  2013, 
and  tentative  Outline  Specification,  Form  ^U3H  should  be  included  in 
this  submission," 

Design  coordination  in  urban  renewal,  from  the  Washington  Park  ex- 
perience, can  be  stylized  by  the  image  of  the  lone  developer  and  his 
architect  on  the  one  hand,  and  a  number  of  public  agencies  on  the  other 
hand,  each  of  which  makes  separate  design  demands  of  the  lone  developer- 
architect.  The  developer  of  low  and  moderate  income  redevelopment  hous- 
ing faces  the  FHA,  Boston  Redevelopment  Authority,  Department  of  Public 
V/orks,  Building  Department,  Board  of  Appeal,  and  Zoning  Commission.   It 
would  be  better  if  persons  froia  all  these  agencies  could  form  one  ad  hoc 
committee,  vrlthin  which  policies  could  be  reconciled.  The  developer  and 
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his  architect  could  deal  with  a  representative  of  the  single  conmittee. 
After  several  meetings,  representatives  of  these  many  agencies  would 
naturally  develop  loyalty  to  the  ad  hoc  committee  ard  to  its  f\inction 
of  urban  renewal  design  review. 

The  BRA.  is  attempting  to  coordinate  its  requirements  with  those 
Boston  agencies  which  enfore  and  amend  the  xuilding  Code  and  /oning  Qode, 
X  but  there  is  a  long  way  to  go  in  this  direction.  The  goningtode,  for 
example,  has  yard  requirements  which  work  for  the  single  building  on  the 
separate  lot,  but  which  conflict  with  good  site  planning  practices  in 
the  case  of  group  housing.  The  result  is  that  most  group  housing  build- 
ing permit  applications  are  not  granted  v;ithout  appeals  for  Zoning 
variances,  and  this  takes  an  average  of  about  70  days.  Variances  have 
been  granted  in  100^  of  such  cases  so  far,  but  housing  developers  are 
displeased  xrith  the  delay,  fees  and  ^a^MM^  paperwork  involved  in  the 
appeals,  and  in  the  harassment  of  public  hearings. 

The  BRA  staff  makes  reports  to  the  Board  of  Appeal  urging  that 
such  variances  be  granted.   The  BRA  has  also  applied  to  the  Zoning 
Commission  for  code  amendments  which  vrould  relieve  renevral  construction 
of  zoning  dimension  requirements.  To  keep  construction  moving,  the  BRA 
and  the  developer's  architect  have  for  some  housing  groups  agrt-ed  on  a 
weak  building  arrangement  simply  to  conform  to  the  goning  Code,  rather 
than  endure  delays  of  application  to  the  Board  of  Appeal, 

Coordination  v/ith  Neighborhood  Committee 
For  every  500  families  in  rehabilitation  areas  there  is  a  committee 
of  residents  who  meet  to  MM.   discuss  neighborhood  renewal.   To  the  BRA 
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designers  these  meetings  are  an  opportunity  to  think  through  detailed 
designs  where  there  >7ill  be  a  mixture  of  new  and  old  buildings.  Small 
sites  made  available  to  the  Redevelopment  Authority  are  evaluated  for 
reuse  through  meetings  with  residents.  Demand  for  new  rental  housing 
versus  sale  housing  can  be  probed,  and  the  "micro-politics"  of  acceptance 
of  scattered  public  housing,  tot-lots,  or  street  closings  can  be  tested. 
Home  owners  who  undertake  rehabilitation  have  quite  often  been  introduced 
to  urban  renewal  possibilities  at  such  neighborhood  meetings, 

Horatio  Harris  Park  has  a  wall  of  buildings  forming  a  space,  yet 
has  dramatic  topography  and  rock  outcrops.  Neighborhood  residents  vrere 
split  over  v;hether  there  should  be  a  play  apparatus.  The  design  review 
architects  were  leery  about  apparatus  becuase  of  the  strong  visual  form 
of  the  park.  In  their  program  to  the  landscape  architect  they  suggested 
scattered  play  sculpture,  which  has  been  built  and  is  handsome. 
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SUMMARY 


Objectives  of  Design  Coordination 

1.  The  project  area  has  hil3^  terrain,  vaguely  curving  streets, 
superimposed  layers  of  different  periods  of  historic  building  types,  and 
institutional  architecture  expressive  of  various  immigrant  vaves.  One 
objective  of  design  coordination  is  to  organize  the  building  forms  of  the 
sixty  or  more  redevelopment  sites  within  the  project  to  create  a  visual 
character  for  the  area,  rather  than  contribute  to  the  present  confusion. 
Visual  character  is  being  added  by  major  streets  having  new  activities  and 
■wall-like  building  forms  concentrated  along  them.  Furthermore,  outstanding 
architecture  is  becoming  a  feature  of  the  project  area. 

2.  Another  objective  is  to  create  a  strong  social,  retail  and 
recreation  center  from  sixteen  adjacent  or  nearby  redevelopment  parcels. 
This  is  being  accomplished  by  building  massing,  such  as  major  buildings  used 
as  gateposts,  and  details  such  as  a  network  of  pedestrian  ways.  There  are 
only  meagre  plans  or  statements  directing  these  relations  and  details. 
Designs  are  being  worked  out  by  the  public  and  private  architects  as  the 
center  evolves. 

3.  A  conscious  awareness  by  the  coordinating  authority  of  the 
various  values  motivating  participants  in  urban  renewal  prevents  some 
value-impasse  from  stopping  renewal.  Some  wart  the  project  area  to  emerge 


as  a  middle  class  suburb;  others  want  it  to  become  a  haven  for  the  disadvantaged; 
others  -want  to  try  out  urban  architectural  ideas .  Top  BRA  management  vants 
proposals  reviev;ed  and  quickly  decided  upon  by  project  area  residents,  to  get 
the  job  finished.  Unanticipated  benefits  to  many  groups  results  from  such 
a  momentum  strategy  which  pushes  on  without  regard  to  social  stereotypes. 

h.     The  first  few  years  of  project  execution  were  uncoordinated 
in  the  time  dimension.  Only  clearance  and  construction  of  new  housing  occupied 
largely  by  strangers  was  visible  to  residents.  Rehabilitation  participation 
by  residents  consequently  lagged.  As  the  new  shopping  center,  street  paving 
and  lighting,  and  park  rehabilitation  was  completed,  residents  began 
experiencing  benefits  as  well  as  costs  of  renewal. 

Means  of  Design  Coordination 

1.  Functional  departments  of  the  Boston  Redevelopment  Authority 
participate  sequentially  in  plan  and  controls  preparation:  the  Planning 
Department,  Transportation-Engineering  Department,  Urban  Design  Department, 
etc.  These  contributions  are  coordinated  by  the  Project  Director,  who 
works  directly  for  Edward  Logue,  Development  Administrator.  After  the 
Boston  Redevelopment  Authority  with  Mr.  Logue 's  advice  chooses  a  developer, 
the  developer's  architect  periodically  submits  plans  to  the  Urban  Design 
Department,  which  represents  the  Authority  in  accepting  or  rejecting  plans. 
A  distinguished  Design  Advisory  Committee  whose  judgement  can  generally  be 
predicted  by  the  Urban  Design  Department  backs  up  many  of  the  Department's 
major  decisions.  Developers  sometimes  appeal  to  the  Project  Director  or 


to  Mr.  Logue  from  Urban  Design  Department  decisions,  res\ilting  in  a 
bargaining  session. 

2.  The  trend  in  design  coordination  relations  between  private 
developers  and  the  Boston  Redevelopment  Authority  is  towards  anticipatory 
controls  written  before  the  private  architect  begins  work,  rather  than 
responsive  controls  derived  during  the  review  of  a  developer ' s  plans . 
The  BRA  urges  developers  to  commission  outstanding  architectural  talent. 
Architects  with  design  commissions  from  other  public  agencies,  such  as  the 
Police  Department,  for  buildings  to  be  erected  within  the  project  area 
generally  submit  as  readily  to  BRA  design  review  as  do  the  architects 
of  private  developers .  An  agency  with  an  active  building  program  and  its 
own  design  review  procedure,  namely  the  Boston  Housing  Authority,  tends 
to  stand  between  its  architects  and  the  BRA  Urban  Design  Department. 
BRA  prefers  to  hire  and  instruct  the  design  consultants  who  prepare 
plans  for  street  and  parks  to  be  built  by  other  public  agencies,  rather 
than  try  to  coordinate  consultants  to  such  agencies. 


